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FACTSHEET

TITLE: A Resolution approving and adopting the
proposed ANTELOPE VALLEY REDEVELOPMENT
PLAN, requested by the Director of the Urban
Development Department, for neighborhood
revitalization activities in the redevelopment plan area
as described below.  

STAFF RECOMMENDATION: A finding of
conformance with the Comprehensive Plan.

SPONSOR:  Planning Department 

BOARD/COMMITTEE:  Planning Commission
Public Hearing: 10/27/04
Administrative Action: 10/27/04

RECOMMENDATION: A finding of conformance with
the Comprehensive Plan (6-0: Carlson, Taylor, Larson,
Pearson, Carroll and Bills-Strand voting ‘yes’; Marvin,
Sunderman and Krieser absent). 

FINDINGS OF FACT:  

1. The Antelope Valley Redevelopment Plan for neighborhood revitalization covers two adjacent areas near
Downtown Lincoln: 1) north of Downtown, consisting of the North Bottoms neighborhood, generally bounded
by Salt Creek on the north, by the BNSF Railroad tracks on the south, by Antelope Creek on the east and by
Interstate I-180 on the west; and 2) east of Downtown, including all or portions of the Clinton, Malone/Hawley,
Downtown, Near South and Woods Park neighborhoods, generally bounded by 17th Street on the west, 27th

Street on the east, the BNSF Railroad tracks on the north, and D and E Streets on the south. 

2. The plan describes two specific projects–an infill housing project at 23rd and Vine Street (Community Unit
Plan approved as “Liberty Village”) and a “Neighborhood Enhancement” project to focus public and private
improvement efforts on the Antelope Valley residential neighborhoods.  Those projects would become eligible
to propose detailed redevelopment agreements under this plan.  All of the other projects generally described
in the plan are for purposes of illustration of the redevelopment concepts and would require Plan Amendments
prior to adoption of specific redevelopment agreements.  All future amendments will be submitted to Planning
Commission for review as to conformance with the Comprehensive Plan and must be approved by City
Council.

3. The staff recommendation to find the proposed Antelope Valley Redevelopment Plan to be in  conformance
with the Comprehensive Plan is based upon the “Analysis” as set forth on p.3-4.  

4. The applicant’s testimony and testimony in support is found on p.5-9, and the record consists of an e-mail
message from Kevin Gilbert (p.19); a letter in support from the JAVA Citizens Committee (p.20); and the
Position Statement from Downtown Lincoln Association in support (p.21-23).

5. Testimony in opposition by Danny Walker is found on p.9, with concerns that the major benefactor of this
project is the University of Nebraska.  

6. On October 27, 2004, the Planning Commission agreed with the staff recommendation and voted 6-0 to find
the proposed redevelopment plan to be in conformance with the 2025 Comprehensive Plan.
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LINCOLN CITY/LANCASTER COUNTY PLANNING STAFF REPORT
______________________________________________________________

for October 27, 2004 PLANNING COMMISSION MEETING
                    
P.A.S.#: Comprehensive Plan Conformance #04008  Date: October 15, 2004

PROPOSAL: Antelope Valley Redevelopment Plan to determine conformity with the Lincoln
and Lancaster County 2025 Comprehensive Plan.

CONCLUSION: The proposed redevelopment plan is in conformance with the Comprehensive
Plan.

RECOMMENDATION: Find that this request is in conformance with the Comprehensive
Plan.

GENERAL INFORMATION:   

LOCATION: Two areas adjacent to Downtown, consisting of the North Bottoms
Neighborhood bounded by Salt Creek on the north, Antelope Creek on the
east, Interstate I-180 on the west, and the BNSF Railroad tracks on the south;
and all or portions of the neighborhoods east and northeast of Downtown,
generally bounded by 17th Street on the west, the BNSF Railroad tracks on the
north, 27th Street on the east, and D and E Streets on the south.

EXISTING ZONING: I-1 Industrial District
P Public Use District
H-3 Highway Commercial District
O-1 Office District
O-2 Suburban Office District
B-3 Commercial District
B-4 Lincoln Center Business District
R-2 Residential District
R-4 Residential District
R-6 Residential District
R-7 Residential District
R-8 Residential District

EXISTING LAND USE: Residential, commercial, industrial, and public in North Bottoms; also mixed
use northeast and east of Downtown including industrial, residential, commercial, and public uses.

ASSOCIATED APPLICATIONS: None.

HISTORY:  The Antelope Valley Project is a long-term, joint effort of the University of Nebraska-Lincoln,
the Lower Platte South Natural Resources District, and the City of Lincoln to address flood control,
transportation and community revitalization issues in the area adjacent to Antelope Creek east and
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north of Downtown.   As required by the Nebraska Community Redevelopment Act, the City
commissioned a Blight and Substandard Determination Study which was completed in April 2003.
City Council declared the Antelope Valley Area “substandard and blighted” in July 2003.

COMPREHENSIVE PLAN SPECIFICATIONS: 

• Antelope Valley Major Investment Study: Amended Draft Single Package, City of
Lincoln; May 1998, Updated November 1998. (among the subarea plans from the
1994 Comprehensive Plan carried over into the 2025 Comprehensive Plan) (p. F156)

• Strategies for Existing Residential Areas...Encourage a variety of housing types in the
Downtown and Antelope Valley area. ( p. F73)

• Guiding Principles for Existing Commercial Centers:
Encourage renovation and reuse of existing commercial centers.  Infill commercial
development should be compatible with the character of the area and pedestrian
oriented.
Encourage mixed-use commercial centers, including residential uses on upper floors
and at the rear of commercial buildings.
Maintain and encourage ethnic commercial establishments that are convenient to
existing neighborhoods. (P. F49)

ANALYSIS:

1. This is a request to review a proposed Antelope Valley Redevelopment Plan for a
determination of conformity with the Comprehensive Plan.

2. Antelope Valley as described in this plan is a large area bordering Downtown on the north,
northeast, and east.  The boundaries of the area are set forth more specifically on the attached
map.

3. The Plan describes in general terms the neighborhood revitalization activities called for in the
Antelope Valley Amended Draft Single Package, incorporated into the Comprehensive Plans
of the community since 1998. 

4. The plan describes two specific projects–an infill housing project at 23rd  and Vine Street
(Community Unit Plan approved as “Liberty Village”) and a “Neighborhood Enhancement”
project to focus public and private improvement efforts on the Antelope Valley residential
neighborhoods.  Those projects would become eligible to propose detailed redevelopment
agreements under this plan.  All of the other projects generally described in the plan are for
purposes of illustration of the redevelopment concepts and would require Plan Amendments
prior to adoption of specific redevelopment agreements.  All future amendments will be
submitted to Planning Commission for review as to conformance with the Comprehensive Plan
and must be approved by City Council.

5. The plan emphasizes mixed-use projects in the existing commercial areas of Antelope Valley
project, in conformance with guiding principles of the Comprehensive Plan.
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6. The plan emphasizes a variety of housing types, in conformance with the Comprehensive Plan.

7. The Antelope Valley Plan anticipates using multiple funding sources, including Tax Increment
Financing from private development in the project area to pay for infrastructure and
improvements such as property acquisition, site preparation and remediation, property
demolition, utility improvements, facade improvements, parking improvements, and
improvement of pedestrian facilities and provision of streetscape amenities.

Prepared by:

Edward F. Zimmer, Ph.D.
441-6360, ezimmer@lincoln.ne.gov
Historic Preservation Planner

DATE: August 23, 2004

APPLICANT: Marc Wullschleger, Director of Urban Development
808 “P” Street, Ste. 400
Lincoln NE 68508 
(402) 441-7606

CONTACT: Urban Development Dept./ Wynn Hjermstad
808 “P” Street, Ste. 400
Lincoln NE 68508 
(402) 441-8211
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COMPREHENSIVE PLAN CONFORMANCE NO. 04008,
ANTELOPE VALLEY REDEVELOPMENT PLAN.

PUBLIC HEARING BEFORE PLANNING COMMISSION: October 27, 2004

Members present: Carlson, Taylor, Larson, Pearson, Carroll and Bills-Strand; Marvin, Sunderman and
Krieser absent.

Staff recommendation: A finding of conformance with the Comprehensive Plan.

Ex Parte Communications: None.

Proponents

1.  Wynn Hjermstad of the Urban Development Department presented the proposal which seeks
a finding of conformance with the Comprehensive Plan.  This is referred to as the “three-legged stool”
–  transportation, stormwater and revitalization.  The transportation and stormwater “legs” are under
construction.  The Redevelopment Plan is the third leg, which brings the other two together to make this
are of our city a better place to live.  There are three partners in the project: the City, the Lower Platte
South NRD and the University of Nebraska-Lincoln.  

Regarding public process, there were three Mayor committees: one looked at neighborhood issues,
one looked at the East Downtown area and one looked at Whittier.  In addition, the Joint Antelope
Valley Authority (JAVA) worked with a citizens committee.  There was also a staff committee and
consultant team.  RTKL out of Dallas, TX, was the consultant and they helped provide the framework.
Once the “draft” plan was developed, it was presented to all of the committees and the JAVA board.
The City Council needs to approve the Redevelopment Plan, but it has also been reviewed by the
JAVA board and they recommend that it be approved.  The proposal has been presented at a
precouncil meeting; Urban Development has met with property owners that could be affected; and
today, a program was taped for broadcasting on Channel 5 to continue to get the word out to the public.

Why we are doing this?  Hjermstad stated that the transportation portion is to move traffic safely and
efficiently; the stormwater element will eliminate the potential for flood damage to 200 businesses and
800 residences; and when it comes to community revitalization, Lincoln has chosen not to go the way
of other big cities with a lot of effort being put back to rejuvenating the core of the City.  With Antelope
Valley, we’re saying we do not want to do the “pay me now, pay me later” method where we don’t invest
now and let things deteriorate.  The Angelou study talked about 70% of new jobs coming from
entrepreneurs here in Lincoln.  Antelope Valley provides some locations for those new
entrepreneurs–those new jobs–that want to be Downtown or near Downtown and near the University.
There are also housing choices.  Downtown is the biggest employment center in Lincoln.  There is a
demand for housing Downtown.  We want to make the areas surrounding Downtown better to continue
to help 
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strengthen Downtown.  This might include row homes, granny flats, mansion homes (apartment units
that look like old houses).  This will provide more choices for people that like the Downtown
atmosphere.  

This plan goes way beyond the requirements of the state statutes that must be followed for a
redevelopment plan.  We talk about health and human services, i.e. what about the people that are
already there?  What about the low or moderate income people?  We don’t want to displace those
people.  We are addressing the needs of the people that are already there.  

In terms of projects, this area includes the North Bottoms, Clinton, Malone, Hawley, Woods Park, Near
South and East Downtown neighborhoods.  Urban Development will be back many times to amend
the Plan.  

In terms of statutory requirements, Urban Development is looking for actual approval of two projects
with this Redevelopment Plan:  an affordable housing project between U and V Streets, 23rd to 24th

Streets, including new single family affordable homes; and neighborhood enhancement.  There are a
number of strategies to enhance the neighborhoods that are there now.  That includes doing basic
infrastructure, including alleys, sidewalks and providing financing resources to people that qualify to
put porches back on their homes.  In some cases there may be some removal of housing replaced by
new housing.  

There are currently two concepts that are “boiling but not quite cooked yet” – one in Malone area with
some new housing, and the other in East Downtown looking at potentially some research and
development and some new housing.  Both of these projects are only concepts at this point.  These are
projects that do not have to wait until the floodplain improvements are done.  

In addition to the new projects and concepts, 29 other potential projects have been identified.  

Hjermstad stressed that this Redevelopment Plan is a guide – the two concepts and the 29 projects
are a guide.  The fact that we have identified these projects gives us a start but it doesn’t mean that
everything will happen.  

2.  Kent Seacrest added that the 140 page Redevelopment Plan document is on the City web site
under “Antelope Valley”, and there are copies of an executive summary available.  

Carlson noted an e-mail from a couple who are being moved out of their rented space for their
business and have purchased property which is now in one of the concept areas.  What are we going
to do to respect those that are already making investments?   Hjermstad indicated that they would
encourage others to join in.  Although the projects have been identified, they are not city projects.  If
people that are there take the initiative to make the improvements, that is great.  The ideal is for them
to do it and not for the city to have to come in behind and do it.  We are looking for the owners to go
ahead and make improvements that fit in.  

Hjermstad added that a critical part of redevelopment are the trails, parks and open space.  A big
piece of the revitalization area is providing that green space and the trail system.  There is a pretty
extensive trail network that is also part of the Redevelopment Plan.
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Pearson inquired whether 27th Street from Cornhusker to “O” Street is under a different redevelopment
plan.  Hjermstad confirmed that to be within the 27th Street Redevelopment Plan which goes from “O”
Street to Leighton Avenue.  That is considered a “sister” plan.  

3.  Michelle Waite, Community Relations Assistant to Chancellor Harvey Perlman, testified in support
on behalf of the University of Nebraska-Lincoln.  The University considers the Redevelopment Plan
as the third leg of the stool that actually puts the glue together to create a more cohesive integral plan.
The University views itself as an integral part of Downtown and believes the Downtown benefits from
the University.  The University master plan reflects future research space east of 17th Street between
Vine and R, which includes the Beadle Center.  The Antelope Valley project will resolve the floodplain
problems in this area.  The new research grants require hiring new faculty and recruiting graduate
students.  Space is now a major factor limiting the University’s  research growth.  The Redevelopment
Plan will assist this expansion opportunity and provide many economic development opportunities and
national recognition in academic and scientific research.  It provides a vibrant area, while enhancing
the quality of life.  The plan will benefit the entire community.  

4.  Tom Huston, 233 S. 13th Street, Suite 1900, testified in support on behalf of his clients who desire
to remain anonymous at this point in time.  He represents a team of developers who have joined forces
and will conduct redevelopment in this area.  His clients have unique specialties and unique expertise
in developing housing products and other mixed use products that we don’t see in Lincoln, i.e.
continuing care retirement community; mixed use project development combining retail and market rate
housing; and parking structures, combining parking with market rate housing and work force housing,
providing full range of housing opportunities.  These developers are trying to put the right “ingredients
in the pot to get it cooking.”  As a preliminary step and statutorily required step, the proposed
Redevelopment Plan has their full support and they hope to bring projects forward as soon as they “get
the ingredients to a boil.”  

5.  Randy Stramel, 4330 Sumner Street, testified in support as a member of the JAVA Citizens
Committee and read a letter presented by the JAVA Citizens 
Committee to the JAVA Board on October 14, 2004.  The Redevelopment Plan builds the third
component of Antelope Valley.  The Citizens Committee has watched and participated throughout the
process.  Public involvement has been exceptional. 

6.  Betsy Kosier, 3401 Grimsby Lane, testified in support as a member of the Downtown Lincoln
Association Board and Co-Chair of the East Downtown Subcommittee for the Antelope Valley
project.  The DLA Position Statement endorsing the Redevelopment Plan was submitted.  Since 1997,
DLA has played an active role in the Antelope Valley process.  DLA sees a number of strengths in the
Plan: 1) the emphasis on “O” Street as an entryway to Downtown; 2) strong focus on residential
development for a wide range of income levels; 3) locations for one or more corporate campuses; 4)
continued recognition and improvement of the University; 5) targeted retail development that
emphasizes smaller scale service oriented retail that supports area residents, rather than large scale
more extensive retail that could conflict with the Downtown core; and 6) strong commitment to quality
urban design principles.  The concerns of DLA have been considered in this plan, particularly in light
of the Downtown Master Plan that is well underway that needs to have a strong interface with the
Redevelopment Plan.  DLA will 
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continue to be involved with the project.  Antelope Valley is anticipated to one day anchor the East
Downtown area in the same way the Haymarket anchors the west area of Downtown.  

With regard to the East Downtown Committee, the participants have had their concerns addressed and
reflected in the plan and is in full support.

7.  Bruce Bohrer, Lincoln Chamber of Commerce, testified in support.  The Chamber has been
a strong proponent for the Antelope Valley plan since about 1999.  It is a good example of what can
be accomplished with the partnerships and cooperation from the private sector.  A key component to
the Chamber is the economic development component and the research efforts by the University are
fully supported.  If we do this right, it will be a magnificent area for some of the spin-off companies in
East Downtown.  

8.  Beth Thacker, 5300 Lowell Avenue, testified in support on behalf of the Great Plains Trails
Network (GPTN).  She is also a member of the Mayor’s Citizens Advisory Committee, the Whittier
Subcommittee, the Bicycle and Pedestrian Advisory Committee and the 8th Street Committee.  The
GPTN supports all aspects of the Plan, but in particular, the bicycle and pedestrian facilities.  The new
channel trail will serve as a link to six major trails leading into the Downtown and University campus
areas.  This plan will revitalize and enhance the surrounding neighborhoods, the Downtown area and
the University campus.  

9.  Delores Lintel, 5600 Cloudburst Lane, testified in support as past president of Clinton
Neighborhood Organization.  She is also currently co-chair of the Neighborhood Citizens
Committee and serving her second term on the Citizens Advisory Committee of Antelope Valley.
During the 1960's, in an attempt to solve growing awareness of traffic problems, the City developed
a plan for a major road from Downtown across residential areas to a proposed development northeast
of the city.  A group of residents organized the Clinton neighborhood and took on the challenge of
defeating the Northeast Radial project.  The City learned that the responsible, interested and involved
citizen does care what happens and should be listened to.  In 1995, the Antelope Valley
Redevelopment Plan was proposed and the goals were to improve traffic, water management and
neighborhood revitalization.  The citizens were invited and urged to participate.  That was a 180
degree turn in attitude regarding citizen involvement.  There was a consensus of the community
reached in this Redevelopment Plan.  

10.  Jim Cook testified in support as a member of the JAVA Citizens Committee. He also serves
on the Asian Community Cultural Center Board and the Neighborhoods, Inc. Board.  He has watched
the core of the community slowly whither away.  This is no time to mitigate, to quantify, to narrow our
view–this is the time to make our plans grand.  We need to think about solving the hopes and the
dreams of those who will live in this new development.  This is not a plan drawn by a few for a few.  It
is a plan that is drawn by many for all of us in hopes that as our community grows.  We are going to be
a community of which we can be proud.  

*** 10 minute break ***

11.  Terry Uland testified in support on behalf of Neighborhoods, Inc.  The Antelope Valley process
has delivered a good vision and good plan for the redevelopment area.  The Board and staff of
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Neighborhoods, Inc. is anxious for the Redevelopment Plan to become real projects that will require
hard work.  Neighborhoods, Inc. has worked closely with the Urban Development Department to
anticipate ways to help the plan become reality.  Neighborhoods, Inc. has already raised downpayment
assistance from a new source for the Liberty Village project.  Neighborhoods, Inc. has already been
doing preliminary work on the exploration of other resources to help the potential projects work
financially.  These include capital funds and technical assistance from neighborhood reinvestment; new
market tax credits and equity equivalent investments which are specialized investment projects (banks
have shown an interest in making these funds available for Antelope Valley); and below market rate
construction loans from organizations like the Fanny Mae Corporation.

12.  Glenn Cekal, 1420 C Street, testified in support, but suggested that there has not been enough
emphasis on the periphery of the redevelopment area.  He suggested that Building & Safety needs to
start enforcing all of the laws and develop a more common sense, effective definition of the word
“blight” so that these older areas can be properly maintained.  

Opposition

1.  Danny Walker testified that he is not necessarily objecting to the overall project; however, he
believes that the University of Nebraska is the major benefactor in the total picture.  He does not
believe that is fair to the rest of the citizens of the community.  The University is going to benefit from
having 50 plus acres pulled out of the floodplain with this project.  There are other areas of Lincoln
bigger than the University that would really appreciate being pulled out of the floodplain, and those
areas are neighborhoods that are not considered a transient population, like the University.  In the
future, before we start dropping hundreds of millions of dollars into a fly-by-night project such as this,
we should do some careful consideration to see where the money could be better spent.  

ADMINISTRATIVE ACTION BY PLANNING COMMISSION: October 27, 2004

Larson moved a finding of conformance with the Comprehensive Plan, seconded by Taylor and carried
6-0:  Carlson, Taylor, Larson, Pearson, Carroll and Bills-Strand voting ‘yes’; Marvin, Sunderman and
Krieser absent.  This is a recommendation to the City Council.
  






























